

https://campbellca.gov/PCSignup
http://www.campbellca.gov/
https://www.youtube.com/user/CityofCampbell
https://campbellca.gov/PCSignup
mailto:planning@campbellca.gov















https://leginfo.legislature.ca.gov/faces/codes_displaySection.xhtml?lawCode=BPC&sectionNum=23958.4.
https://www.abc.ca.gov/wp-content/uploads/reports/Census-Tract-Authorizations.pdf



https://www.sanjoseinside.com/2019/07/31/downtown-councilman-wants-to-ease-liquor-license-restrictions/
https://www.sanjoseinside.com/2019/07/31/downtown-councilman-wants-to-ease-liquor-license-restrictions/
https://www.census.gov/programs-surveys/geography/about/glossary.html#:~:text=Census%20Tract,-Census%20Tracts%20are&text=Census%20tracts%20generally%20have%20a,on%20the%20density%20of%20settlement.



https://www.ci.campbell.ca.us/DocumentCenter/View/2053/Downtown-Alcohol-Beverage-Policy
https://www.ci.campbell.ca.us/DocumentCenter/View/2053/Downtown-Alcohol-Beverage-Policy

















































































































































705 EL PATIO DRIVE
CAMPBELL, CA

REVIEW OF NON-PERMITTED
FACADE ALTERATIONS

Prepared For:

CITY CAMPBELL PLANNING DIVISION
70 N. First Street
Campbell, CA 95008

Revised Draft Date: 11/5/21



705 EL PATIO DRIVE
Campbell, CA

SUMMARY OF PROJECT

The owner of the property located at 705 El Patio Drive is seeking to renovate their existing single-story 1,055.4-square-foot home and
add a 529.5-square-foot addition to it. The home is listed on the City of Campbell Landmarks, Historic Districts, and Structures of Merit
(2021HRI) as part of the El Patio California Mission Revival District. During the initial review of this project, it became apparent that
significant alterations to the front of the home had been performed without securing a building permit. These changes to the facade of
the original home greatly changed the appearance of the home as viewed in an earlier photograph prepared for the 1977-78 Historic
Resource Survey DPR523A Form by Leslie A.G. Dill Architect.

As a consequence, the City of Campbell Planning Department asked me to make a recommendation based on answering the following
questions:

1. Would it be feasible to reconstruct the original historic appearance of the home by removing all traces of the non-permitted
facade work?

2. If it were possible to return the front of the home to its original appearance, would this, along with the proposed new room
addition to the rear of the home and other alterations as illustrated in the drawings prepared by Detail Ink dated August 4, 2021
(consisting of 6 pages), still leave this historic resource eligible to remain on the City of Campbell’s Historic Resource Inventory?

To answer the above questions, one must determine if this home at 705 El Patio Drive merits being listed on the Historic Resource
Inventory, assuming the past non-permitted alterations had not been performed and enough historic homes remained along El Patio
Drive to qualify as a potential historic district that this property had once been associated with.

HISTORY OF RANCHO DEL PATIO TRACT NO. 2

In 1882, Francis Marion Righter purchased 10 % acres that extended east of the railroad tracks to the Los Gatos Creek. Righter built a
house and planted an apricot orchard. The original Righter house was destroyed by fire in 1896 and replaced with the present house at
599 El Patio Drive, a city landmark built by George Whitney.
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F. M. Righter died on April 19, 1929. The following year, on April 9, 1930, the San Jose Evening News reported that building contractor
Bert J. Smith of San Jose had purchased the Righter property. Smith subdivided the 10 ¥ acres into 19 house lots and recorded the

Rancho Del Patio Tract No. 2 on February 17, 1931 (Santa Clara County Recorded Maps [SCC] Book Y Page 26). The Righter house sits on

the two-acre Lot 19. Most of the remaining lots were about one-third of an acre. The San Jose Mercury on May 17, 1931, reported that
B. J. Smith had “opened a new subdivision on the Righter tract, adjoining the Ainslee cannery, where five homes are under way.” The
houses were built in a Mission Revival style.
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The location of the first six houses of the Rancho Del Patio tract, all built in 1931, are documented in completion notices published in
the San Jose newspapers and in the Building and Engineering News of San Francisco:

Lot Current Address Date Owner Source
2 598 El Patio Drive February 13, 1932 | Z Hodges SJ News,
2/27/1932

3 616 El Patio Drive October 28, 1931 Walter W Sides BEN, 11/7/1931

11* 677 El Patio Drive December 11, 1931 | B F Harrison BEN, 12/26/1931

13 705 El Patio Drive December 18, 1931 | Raymond R. BEN, 12/26/1931
Allison

16 661 El Patio Drive December 7,1931 | Lloyd W. Hitchman | BEN, 12/12/1931

M. SANDOVAL ARCHITECTS, INC.
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|17 | 649 El Patio Drive | December 7,1931 | JohnP Morley | BEN, 12/12/1931 |

*The Lot 11 number could be a typographical error. More likely the house was on Lot 15, now 677 El Patio Drive.

These six houses, plus the Righter House and the house at 197 Poplar Avenue (built on portions of lots 6 and 7), were the only houses
enumerated on El Patio Drive in the 1940 census. The Ainsley cannery land to the south of El Patio Drive was subdivided into house lots
in 1945 (SCC Recorded Maps Book 7 Page 54). Portions of Lot 8 were repurposed as Poplar Avenue to connect the new subdivision to El
Patio Drive. Reverse street address listings in the 1968 San Jose suburban city directory and an aerial photo taken on May 9, 1968,
show that only 12 houses had been built in the subdivision by 1968:

The vacant land to the north of the Rancho Del Patio subdivision was developed as the Pruneyards Villas condominium complex in 1979
(SCC Recorded Maps Book 417 Page 36). As housing density increased in the surrounding neighborhoods, the large lots of the Rancho
Del Patio tract were resubdivided between 1980 and 2015, as shown on the County Surveyor Record Index
(sccplanning.maps.arcgis.com). Recorded tract maps are labeled in pink text:
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The six original Mission Revival bungalows of Rancho del Patio now make up a small fraction of the 29 single-family residences on El
Patio Drive and on the two streets converted from original subdivision lots, El Patio Court and Poplar Avenue. Of those original
bungalows, 598, 661 and 677 El Patio were either demolished or so extensively remodeled that their integrity has been completely lost.
The houses at 616, 649, and 705 El Patio still retain some integrity, but all have been altered to a greater or lesser extent.

The housing stock along El Patio Drive does not represent one historic time period or style; instead, it is a collection of houses built
between 1890s and the 2010s. The three remaining Mission Revival houses built by Bert J. Smith in 1931 represent only a dim reminder
of the intention of the builder to create a subdivision of houses in a Spanish-influenced style appropriate for the Rancho Del Patio
name. The El Patio Drive does not meet the Criteria A/1 standards to qualify as a potential historic district. The individual houses now
on the city’s historic resource inventory, 616, 649, and 705 El Patio Drive should be evaluated on their own merits as representative

examples of Mission Revival architecture with sufficient integrity to their 1931 date of construction.
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THE SECRETARY OF THE INTERIOR’S STANDARDS FOR THE TREATMENT OF HISTORIC PROPERTIES

The Secretary of the Interior's Standards for the Treatment of Historic Properties are common sense historic preservation principles in
non-technical language. They promote historic preservation best practices that will help to protect our nation’s irreplaceable cultural
resource These Standards offer a series of concepts about maintaining, repairing, and replacing historic materials, as well as designing
new additions and making alterations. The Guidelines, on the other hand, offer general design and technical recommendations to assist
in applying the Standards to a specific property. Together, they provide a framework and guidance for decision-making about
alterations and/or changes that are to be made to historic properties. As noted in these Standards, reconstruction of a historical
resource is a permitted means and tool used in historic preservation. Reconstruction is defined as, “the act or process of depicting, by
means of new construction, the form, features, and detailing of a non-surviving site, landscape, building, structure, or object for the
purpose of replicating its appearance at a specific period of time and in its historic location. ”

When reconstruction is used as a justifiable treatment and a means to preserve—by recreating missing components or features on a
historical building, when no other property with the same associative value in an historic district has survived, and when there is
sufficient historical documentation available to ensure an accurate reproduction or depiction of that missing component or feature,
then reconstruction may be considered as a preservation treatment.

STANDARDS FOR RECONSTRUCTION

These Standards will be applied when taking into consideration the economic and technical feasibility of each project.

1. A property will be used as it was historically or be given a new use that interprets the property and its restoration period.

2. Materials and features from the restoration period will be retained and preserved. The removal of materials or alteration of
features, spaces and spatial relationships that characterize the period will not be undertaken.
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3. Each property will be recognized as a physical record of its time, place and use. Work needed to stabilize, consolidate and
conserve materials and features from the restoration period will be physically and visually compatible, identifiable upon close
inspection and properly documented for future research.

4. Materials, features, spaces and finishes that characterize other historical periods will be documented prior to their alteration or
removal.

5. Distinctive materials, features, finishes and construction techniques or examples of craftsmanship that characterize the
restoration period will be preserved.

6. Deteriorated features from the restoration period will be repaired rather than replaced. Where the severity of deterioration
requires replacement of a distinctive feature, the new feature will match the old in design, color, texture and, where possible,
materials.

7. Replacement of missing features from the restoration period will be substantiated by documentary and physical evidence. A
false sense of history will not be created by adding conjectural features, features from other properties, or by combining
features that never existed together historically.

8. Chemical or physical treatments, if appropriate, will be undertaken using the gentlest means possible. Treatments that cause
damage to historic materials will not be used.

9. Archeological resources affected by a project will be protected and preserved in place. If such resources must be disturbed,
mitigation measures will be undertaken.

10. Designs that were never executed historically will not be constructed.

DESCRIPTION OF NON-PERMITTED ALTERATIONS

The home at 705 El Patio Drive is designed in the Mission Revival Style that was extremely popular in the 1930s. It is a small one-story
building and is clad in textured stucco with a flat-topped parapet roof along the sides and a cross-gabled roof with a Spanish tile roof at
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the front of the building. The entrance to the home is accessed from the driveway by a straight brick-paved narrow walk that
terminates at a half-circular tile-and-brick entrance landing with steps that is placed beneath a recessed shallow arch entryway. At
either side of the door, decorative wrought iron wall-mounted light fixtures are placed. To the right of the recessed doorway, a new
rectangular divided lite mulled window is placed flush with the outside front wall of the building—replacing the original recessed putty
glazed steel tripartite window (fixed center panel with casements attached on either side) as seen in the earlier photograph of the
home. To the left of this entrance, the original clad fireplace chimney with the Moorish-influenced double-arched brick chimney cap
stands. The original hand-tooled heavy-textured stucco surface finish appears to have been removed in favor of a lighter troweled
texture finish that seems to have been applied over the entire exterior of the home as part of the owner’s non-permitted remodel.
Beyond this feature, the fagade wall continues a short distance until it terminates at the east corner edge of the building. Positioned in
the center of this wall is a new divided lite single-hung rectangular window that has been substituted for the original putty glazed steel
casement window that once occupied this opening.

In comparing the earlier photograph of the home that appears on the DPR Form with what is viewed from the street today, it appears
as if they are two completely different structures. Gone are the original three box-formed columns that once dominated the front
gabled wall of the home, in addition to the deeply recessed feature casement window next to the entryway to the home. These
character-defining features were unique and were not found on any of the other six homes constructed on El Patio at the time. In
addition, it appears the property owner may have also added the stucco walls with gate openings, which separate the rear and side
yards of the property from the street, along with the tile-faced and brick half-circular main entrance landing and the brick-paved
walkway, as part of the same remodel.

RECOMMENDATION

The reconstruction of the primary street facade of the home located at 705 El Patio Drive certainly can be achieved; however, to do so
successfully will require both the financial resources and the unconditional dedication to properly execute this work in accordance with
the Secretary of the Interior’s Standards. Regardless of these efforts, it is my opinion that such measures will probably not add any
additional historic value to this property, especially in light of the extensive past non-permitted building alterations to the exterior of
this home and the new room addition currently proposed by the property owner. As a consequence of these collective building
modifications to this small home the original historic integrity of the home has been significantly diminished. The National Register
criteria recognize seven aspects to integrity: location, design, setting, materials, workmanship, feeling, and association. To retain
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historic integrity, a property must always possess most of the above aspects including its association with a residential neighborhood or
historic district. If the property has lost this integrity, it can no longer convey the reason for its historic significance. Therefore it is my
opinion that the city should consider removing the property at 705 El Patio Drive from the City of Campbell’s Historic Resource
Inventory.

QUALIFICATIONS

MARK SANDOVAL, AIA, meets the professional qualification requirement for both Architect and Historic Architect used by the National
Park Service and as published in the Code of Federal Regulations, 36 CFR Part 61; has been licensed to practice in the State of California
since 1993; and is registered as Public Works Contractor with State of California Department of Public Relations. He is a Professional
Member of the American Institute of Architects and has served as a past member of the Board of Directors for the Santa Clara Chapter
of the American Institute of Architects. Mark has served on the Planning Commission for the City of Larkspur, the Historic Preservation
Board for the City of Campbell, and the Historical Commission for the City of Los Altos. He has also had the privilege to lecture before a
number of undergraduate classes offered by the Urban Studies Program Department at Stanford University as a guest speaker.

Mr. Sandoval also has extensive experience in repurposing historical buildings and utilizes the Secretary of the Interior’s Standards for
the Treatment of Historic Properties, the State of California’s Historic Building Code, and the California Environmental Quality Act
(CEQA) in the performance of all historic preservation-related projects. Clients include the City of Los Altos, City of Belvedere, City of
Capitola, City of Campbell, City of Mountain View, and Redevelopment Agency of the City of San José, in addition to private groups and
organizations such as the Los Altos Community Foundation, the Los Altos History Museum, the Farrington Foundation, and the
Community of Rossmoor at Walnut Creek.

BONNIE MONTGOMERY, is Cultural Resource Historical Consultant and has a M.A., from San Jose State University, Department of
History. Specialization in American history. Phi Alpha Theta history honor society and a M.A., University of Maryland at College Park,
Department of Hearing and Speech Sciences. Awarded teaching and research assistantships. Certified and licensed as a speech-
language pathologist, 1990-1994. She also has a B.A., Bucknell University, Lewisburg, PA, Department of Modern Languages,
Literature, and Linguistics. Major in linguistics, concentrated studies in French and Japanese. Graduated summa cum laude, Phi Beta
Kappa.
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Bonnie has extensive experience in researching and writing historical context statements and property histories and in preparing
DPR523 forms and assist in preparing HABS documentation and National Register applications. She has also been responsible for
preparing city historical landmark nominations and Mills Act applications.

REFERENCES

The Secretary of the Interior’s Standards for Rehabilitation and Guidelines for Rehabilitating Historic Buildings. Washington, D.C.: U.S.
Department of the Interior, National Park Service, Preservation Assistance Division, rev. 1990.

The Secretary of the Interior’s Standards for Rehabilitation & Illlustrated Guidelines for Rehabilitating Historic Buildings. (Authors: W.
Brown Morton, I, Gary L. Hume, Kay D. Weeks, and H. Ward Jand|. Project Directors: Anne E. Grimmer and Kay D. Weeks.)
Washington, D.C.: U.S. Department of the Interior, National Park Service, Preservation Assistance Division, 1992. Online at
WWW.Nnps.gov/tps/.

Preservation Brief 14, New Exterior Additions to Historic Buildings: Preservation Concerns. (Authors: Anne E. Grimmer and Kay D.
Weeks) Washington, D.C.: U.S. Department of the Interior, National Park Service, Preservation Assistance Division, 1992. Online at
www.nps.gov/tps/how-to-preserve/briefs/14-exterior-additions.
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Project
Location 705 El Patio
Job Desc Historic Architectural Replacement
Date 2/14/2022 [Pg of
Qty |ltem/Description Matr'l Labor Sub-Con Final
200 yds|Remove and replace stucco 12000 12000
same amount to remodel existing stucco 0
Re-Frame columns 400 600 1000
Window treatments and embelishments 300 300 600
4 Steel putty-base or Wood sidelite windows 2500 600 3100
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
Construction Total 3200 1500 12000 16700
Drawings, Specefications, Copies 100
Engineering
Drafting 1000
PIn'g- Plan Check, Permit Fees 500
Bldg- Plan Check, Permit Fees 1500
Utility Fees (Water/Elect) By Owner
Trash & Debris Removal 1200
Portable Restroom 300
Fencing and Gates 0
Inspections 200
Total Site Development 4800
Overhead, Mngm,nt, Insurance 12% 2004
Builder's Profit 8% 1336
Total Materials, Labor, Mngm'nt, Site Dev, O&P 24840




Daniel Fama

From:

Sent:

To:

Subject:
Attachments:

Hi Daniel,

M. Sandoval Architects, Inc. <msa@msandovalarchitects.com>
Saturday, February 19, 2022 8:46 AM

Daniel Fama

Re: 705 El Patio Follow-up

image001.png

I'm guessing the total would be something in the nature of $28,250. This sum would include the

following:

Full architectural and engineering design and consulting services including estimated expenses in the
amount of approximately $24,750; and

Preparing a new historic evaluation for the property including the updating of the current DPR forms
in the amount of $3,500.

The above budget numbers are rough, and would not included any design work or construction
support services for the owner's new proposed room addition, only as the new construction work may
relate to its interfacing with the historical aspects of the existing building's character defining features

and surfaces.

| hope the above estimate is helpful to you.

Warm regards,

Mark Sandoval, AIA



Requirements

(Excerpt from Appendix G, Certified Local Government Application and Procedures,
August 1999, pp 41-47.)

Local governments may be certified to participate in the CLG program by complying
with the following requirements:

| Enforce appropriate state or local legislation for the designation and protection of
historic properties:

A. State enabling legislation provides for local jurisdictions to enact appropriate
historic preservation legislation. California Government Code Sections
65850, 25373, and 37361 enable city and county legislative bodies to provide
for “the protection, enhancement; perpetuation, or use of places, sites,
buildings, structures, works of art, and other objects having a special
character or special historical or aesthetic interest or value.”

B. Local governments must adopt local historic preservation ordinances with
provisions to enforce the designation and protection of historic and
archeological resources.

C. The local legislation shall be consistent with the intent and purpose of the
National Historic Preservation Act of 1966, as amended (16 U.S.C. 470).

D. The CLG will adopt a historic preservation plan or a historic preservation
element for the local jurisdiction's General Plan, as authorized by the
California Government Code, prior to or upon applying for a CLG grant.

E. The CLG commission will participate in the environmental review of specific
federally sponsored projects, such as community development programs
involving HUD Block Grant funds unless it is determined by OHP that the
necessary expertise is not available to the local government. The CLG will
establish programmatic agreements with the state agreeing to ensure
compliance with Section 106 provisions of the NHPA.

F. The CLG commission will participate in the environment review of local
projects in accordance with the requirements under the California
Environmental Quality Act (CEQA). The commission may review and
comment on permit actions affecting significant listed historic properties and
other resources eligible for listing, in accordance with local ordinance
requirements and with CEQA. Procedural guidelines should include
standards for demolition stays, design review criteria, anti-neglect
requirements, and appeal strategies.

Il Establish an adequate and qualified historic preservation review commission by
local law:

A. The commission shall include a minimum membership of five (5) individuals
with all members having demonstrated interest, competence, or knowledge in
historic preservation.

B. At least two (2) Commission members are encouraged to be appointed from
among professionals in the disciplines of history, architecture, architectural



history, planning, pre-historic and historic archeology, folklore, cultural
anthropology, curation, conservation, and landscape architecture or related
disciplines, such as urban planning, American studies, American civilization,
or cultural geography, to the extent that such professionals are available in
the community. Commission membership may also include lay members who
have demonstrated special interests, competence, experience, or knowledge
in historic preservation.

. A'local government may be certified without the minimum number or types of
disciplines established in state procedures if it can be demonstrated to the
satisfaction of the state that it has made a reasonable effort to fill those
positions, or that some alternative composition of the commission best meets
the needs of the protection of historic properties in the local community.

. Commission members shall be appointed by the chief elected local official,
city council, or board of supervisors consistent with the provisions of the
preservation ordinance. The appointing authority shall make interim
appointments to fill unexpired terms in the event of vacancies occurring
during the term of members of the commission. The appointing authority
shall also act within sixty (60) days to fill a vacancy. Terms of office of the
commission members shall be according to the local preservation ordinance.
. The commission shall meet at least four times a year, with meetings held in a
public place, advertised in advance, and open to the public, pursuant to the
Ralph M. Brown Act (G.C. Section 54950 et seq.) for open meetings.
Written minutes of commission meetings shall be kept on file, available for
public inspection, and submitted to the state as a part of the CLG Annual
Report.

. Each commission member is required to attend at least one informational or
educational meeting, seminar, workshop, or conference per year that pertains
directly to the work and functions of the commission and would be approvable
by the state. The CLG Regional Workshops sponsored by the OHP are
important sources of information. The annual State Historic Preservation
Conference generally provides special sessions devoted to the issues,
objectives, and responsibilities of commissions. Commissions may also bring
in professionals to provide training on site.

. An annual report of the activities of the commission shall be submitted to the
state at the end of each calendar year. The reports shall include, but not be
limited to, such information as narrative summary of accomplishments,
summaries of new and corrected survey activities, number of properties
designated under local ordinance in relation to inventory for community,
summaries of National Register applications reviewed, summaries of
historical contexts prepared, number of federal tax certifications reviewed,
number of properties on which design review was held, number of properties
on which environmental project reviews were conducted, property owners of
Mills Act contracts approved, summarization of local preservation activities,
list of local landmark designations, description of public education activities,
lists of commission members and resumes, list of staff and resumes, detailed
listing of commission and staff training received, commission attendance



records, summary of changes in preservation laws, summary of adoption or
updates of historic preservation plan or historic preservation element of your
community's General Plan, commission meeting minutes and agendas, and
other pertinent activities performed by the commission.

[l Maintain a system for the survey and inventory of historic properties:

The CLG shall be responsible for organizing, developing, and administering an

inventory of cultural resources within the entire spatial jurisdiction of the CLG.

A. The commission shall develop procedures for conducting an inventory of
culture resources. Survey activities shall be coordinated with and
complementary to the state program to ensure that survey results produced
by the CLG will be readily integrated into the statewide comprehensive
historic preservation planning process.

1. The CLG shall be responsible for overseeing the compiling, recording, and
updating of inventory information on cultural resources within its
jurisdiction. The information shall be based on comprehensive surveys
conducted in conformance with state survey standards and procedures.
Surveys completed prior to the certification of a local government may be
re-evaluated in accordance with state standards and may be submitted for
inclusion in the State database.

2. As part of any ongoing survey effort, procedural requirements must allow
for periodic update of survey results as buildings gain maturity and as new
areas are incorporated or annexed by the CLG.

3. The commission must adopt state guidelines for conducting its inventory
of historic properties. State-approved inventory forms (DPR-523, A-L) and
the OHP's Instructions For Recording Historical Resources shall be used
to facilitate integration into the state electronic data system and for
statewide comprehensive historic preservation planning purposes. Dimitri
software is available for the DPR 523 forms.

4. Standards for the evaluation of properties must be consistent with the
National Register of Historic Places criteria.

A. The commission shall establish internal procedures to facilitate the use of
survey results in the planning process by the CLG officials and departments.
The commission shall submit survey results to the local government for
adoption, then forward to OHP. Copies of the survey should be on deposit at
the local planning department, building and safety office, public works
department, and redevelopment agency. Libraries, colleges, and historical
societies should also receive copies. OHP will make copies available for the
appropriate “California Historical Resources Information System” regional
center. See IV(A)(2) below for public access requirements.

IV Provide for adequate public participation in the local historic preservation
program:
A The CLG shall provide opportunities for public participation in all
responsibilities delegated to the CLG, in accordance with appropriate
regulations, standards, and guidelines.



























reaches them.
Board member Blake asked if the in-lieu fees are for removing the property from the HRI.

Senior Planner Fama responded the in-lieu fees are just for this application and in the
future, it will be a fine.

*k%

ADJOURNMENT

Adjourned at 6:14 PM to the next Regular Historic Preservation Board meeting scheduled
for April 27, 2022, at 5:00 PM, in the City Hall Council Chambers, 70 North First Street.
Campbell, California

PREPARED BY:

Abby Jones, Executive Assistant

APPROVED BY:

Michael Foulkes, Chair

ATTEST:

Daniel Fama, HPB Staff Liaison
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